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INTRODUCTION  -  PROJECT  OVERVIEW 


Public  Initiatives  Development  Corporation  (PIDC),  is  a  nonprofit  public  benefit 
corporation  formed  to  promote  and  carry  out  redevelopment  activities  and  objectives 
of  the  San  Francisco  Redevelopment  Agency,  PIDC  is  taking  action  to  construct 
affordable  residential  housing  and  ground  floor  commercial  property  and  a  below- 
grade  performing  arts  theater  space  within  the  City  and  County  of  San  Francisco, 
which  will  result  in  the  permanent  displacement  of  residential,  commercial  and  art 
occupants.  The  location  of  the  residential  housing,  which  is  the  subject  of  this 
Relocation  Plan,  is  the  Plaza  Hotel  located  at  988  Howard  St.,  San  Francisco, 
California,  at  the  corner  of  Sixth  Street,  in  the  South  of  Market  District.  A  Project  site 
map  is  shown  on  Page  3. 

The  Plaza  Hotel  is  a  Single  Room  Occupancy  (SRO)  Residence  Hotel  containing 
thirty-seven  (37)  units  on  the  upper  level  of  the  building,  and  3  operating  businesses 
on  the  ground  floor.  PIDC  plans  to  demolish  the  existing  structure  and  construct  up 
to  115  units  of  very  low  and  low-income  housing,  and  ground  floor  commercial  and 
performing  arts  theater  space  (the  "Project"). 

At  the  time  of  the  survey  for  the  preparation  of  this  Plan,  of  the  37  residential  units  in 
the  Plaza  Hotel,  34  were  occupied,  one  unit  was  used  for  storage  and  one  unit  was 
vacant.  Each  residential  unit  comprises  single  rooms  with  a  sink,  furnished  with  a 
bed  and  dresser.  The  rooms  contain  approximately  200  square  feet.  Communal 
showers  and  toilets  are  located  off  the  hallways.  The  building  is  approximately  75 
years  old  and  has  no  elevator.  Access  to  the  residential  units  is  by  stairway.  There 
clerk.  In  addition  there  is  a  small  meeting  space  for  social  workers  and  case 
managers  provide  services  to  residents. 

The  five  ground  floor  commercial  units  are  occupied  by  a  liquor  store/deli,  a  second 
hand  furniture  store  and  a  theater/performance  studio.  One  space  is  used  as  storage 
for  the  building  management  office,  and  an  additional  space  is  used  as  permanent 
residence  by  an  artist/sculptor.  The  owner  of  the  second  hand  furniture  store  also 
uses  his  space  as  permanent  residence.  There  is  a  billboard  sign  and  cellular 
phone  equipment  located  on  the  roof  of  the  building. 

The  Project  conforms  to  the  City  of  San  Francisco's  General,  and  the  South  of 
Market  Earthquake  Recovery  Redevelopment  Project  Area  Plans.  The  construction 
of  new  residential  units,  as  proposed,  will  greatly  improve  the  living  conditions  of 
residents  in  the  community.  The  construction  of  new  residential  units  will  also  assist 
in  meeting  Project  Area  Plan  goals  for  replacing  lost  residential  hotel  units.  The 
Project  will  support  a  rebuilt  theater  space  and  new  ground  floor  commercial  space 
which  will  support  economic  development  on  Sixth  Street.  In  order  to  attain  its 
overall  development  goals  for  San  Francisco,  it  is  PIDC's  intention  to  provide  a  fair 
and  equitable  relocation  program  for  all  eligible  Project  displacees. 


Prepared  by  Pacific  Relocation  Consultants 


Page  1 


Plaza  Hotel  Project  Relocation  Plan 


Pacific  Relocation  Consultants  (PRC),  an  experienced  relocation  firm,  has  been 
selected  to  prepare  this  Relocation  Plan  (the  'Plan'),  while  the  San  Francisco 
Redevelopment  Agency  will  provide  the  required  relocation  assistance.  In 
compliance  with  statutory  requirements,  the  Plan  has  been  prepared  to  evaluate  the 
present  circumstances  and  replacement  housing  requirements  of  temporary  and 
permanent  displacees.  It  has  been  prepared  according  to  California  Relocation 
Assistance  Law,  California  Government  Code,  Section  7260  et.  seq.,  the  California 
Code  of  Regulations,  Title  25,  Chapter  6;  Relocation  Assistance  and  Real  Property 
Acquisition,  as  amended  January  1,  1998;  and  ordinances,  rules,  regulations  and 
procedures  as  adopted  by  the  City  and  County  of  San  Francisco. 

Market  survey  results  indicate  that  there  are  sufficient  resources  in  San  Francisco 
and  adjacent  communities  to  accommodate  the  replacement  housing  requirements 
of  the  displaced  residents.  This  fact,  combined  with  the  Agency's  intention  to 
construct  up  to  78  additional  units  of  affordable  housing  on  the  Project  site  for  a  total 
of  up  to  115  units,  demonstrates  that  the  relocation  component  of  the  proposed 
project  can  be  accomplished  in  a  fair,  consistent  and  sensitive  manner. 

Further,  it  is  the  intention  of  the  Agency  that  households  displaced  from  the  Project 
site  will  also  be  given  priority  to  occupy  any  available  affordable  housing  units  for 
which  they  qualify  that  are  developed  with  the  Agency  assistance,  including  the  units 
that  will  be  developed  on  the  Project  site.  Should  a  displacee  occupy  any  such  unit, 
then  the  displacee  may  not  receive  additional  relocation  benefits. 

No  tenant  will  be  required  to  move  prior  to  the  required  reviews  and  approval  of  this 
Plan  and  without  being  issued  a  90-day  notice.  In  the  meantime,  the  Agency's 
relocation  staff  has  established  an  office  on  site  for  the  convenience  of  the  tenants 
with  office  hours  from  1:00  pm  to  3:30  p.m.  Monday  through  Friday  or  another  time 
as  may  be  requested  by  a  tenant.  Assistance  is  currently  being  provided  to 
residents  of  the  Plaza  who  wish  to  voluntarily  relocate  at  this  time.  Specifically, 
Agency's  staff  has  been  conducting  individual  interviews  with  the  tenants  and 
assisting  residents  to  complete  application  to  Agency  financed  affordable  housing 
developments  that  are  currently  leasing  up,  such  as  the  Soma  Studio  Apartments  at 
8'^  and  Howard  Streets  and  the  Delta  Hotel  at  6'^  and  Mission  Streets. 

To  date  22  Plaza  residents  have  applied  for  housing  at  the  Soma  Studio 
Apartments,  of  which  9  have  received  approval;  also,  11  Plaza  residents  have 
applied  for  units  at  the  Delta  Hotel  and  are  in  the  process  of  being  interviewed.  One 
tenant  family,  who  applied  for  Soma  Studios,  has  been  relocated  to  temporary 
housing  for  medical  reasons  with  the  Agency  assuming  all  increased  costs  for 
housing.  For  Plaza  tenants  who  do  not  wish  to  remain  in  the  area,  referrals  to 
comparable  housing  via  lists  available  on  the  internet,  newspaper  listings,  rental 
brochures  and  telephone  numbers  taken  from  rental  signs  posted  in  windows  are 
being  provided.  Agency  staff  has  also  spoken  with  potential  landlords  regarding  their 
requirements  and  accompanied  tenants  to  look  at  units  to  insure  that  the  prospective 
units  satisfy  the  comparable  standard. 
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A.       PROJECT  SITE 

The  project  site  is  located  at  the  northeast  corner  of  Howard  Street  and  Sixth  Street 
in  the  South  of  Market  Area  of  the  City  of  San  Francisco. 
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B.       GENERAL  DEMOGRAPHICS  AND  HOUSING  CHARACTERISTICS 
Population  and  Growth  Rate 

The  reported  population  for  the  City  and  County  of  San  Francisco  in  the  Year 
2000  U.S.  Census,  as  of  April  1,  2001  is  776,733,  with  a  ten-year  increase  of 
7.3%. 

Ethnicity  -  San  Francisco 

The  2000  Census  reported  the  racial  mix  in  San  Francisco  as  49.7%  White, 
30.8%  Asian,  7.8%  Black  or  African-American,  0.4%  American  Indian  and 
Alaskan  Native,  0.5%  Native  Hawaiian  and  other  Pacific  Islander,  6.5%  some 
other  race,  and  4.3%  two  or  more  races. 

Housing  Mix  and  Tenure 

The  2000  Census  reported  a  total  of  346,527  housing  units  in  the  City  and 
County  of  San  Francisco,  of  which  329,700  were  occupied.  Of  the  occupied 
dwelling  units.  35%  were  owner-occupied  and  65%  were  renter-occupied. 
The  year  2000  Census  reports  the  overall  vacancy  rate  in  San  Francisco  was 
4.9%.  Although  there  is  not  a  local  central  source  for  reporting  current 
vacancies,  it  is  well  established  that  the  real  estate  market  has  changed 
during  the  last  two  years.  In  order  to  obtain  current  information  for  the 
preparation  of  this  Plan,  PRC  consulted  with  local  property  management 
firms,  apartment  owners'  associations,  and  vacancies  advertised  in 
newspapers  and  on-line  rental  services. 
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A.  METHODOLOGY 

To  obtain  information  necessary  for  the  preparation  of  a  Relocation  Plan,  a  group 
meeting  with  all  Project  occupants  was  held  on  October  17,  2002,  followed  by 
personal  door-to-door  interviews  until  October  31 ,  2002. 

Residential  occupants  were  asked  to  reply  to  questions  regarding:  household  size, 
composition,  ages  of  adults  and  children,  rental  and  income  information,  ethnicity, 
primary  language  spoken  in  the  home,  special  needs,  and  disabilities/health 
problems,  and  preferences  related  to  replacement  housing.  Specifically,  residents 
were  asked  whether  they  would  like  to  return  to  the  new  replacement  units  that  will 
be  constructed  on  the  Project  site.  Of  the  31  households  in  the  residential  units,  one 
tenant  declined  an  interview,  stating  that  she  was  leaving,  while  another  refused  all 
attempts  at  contact. 

Questions  asked  of  the  commercial  tenants  dealt  with  existing  conditions,  number  of 
employees,  type  of  occupancy;  lease/rental  and  income  information;  customer  or 
client  base,  description  and  size  of  current  operations;  special  requirements,  if  any; 
and  area/facility  preferences  for  replacement  locations. 

The  following  Field  Survey  Data  is  based  on  information  gained  from  interviews  with 
the  households  and  businesses  within  the  Project. 

B.  FIELD  SURVEY  RESULTS 
1.  Housing 

The  Project  occupants  reside  in  the  Plaza  Hotel,  a  residential  Single  Room 
Occupancy  (SRO)  hotel  with  37  units.  One  unit  is  used  for  storage,  while 
another  unit  was  vacant  duhng  the  survey  period.  Of  the  3  commercial 
spaces  on  the  ground  floor,  2  are  used  as  the  permanent  residence  of  the 
tenants.  The  monthly  rents  for  the  residential  units  range  from  $300  to  $500, 
while  the  rents  for  commercial  spaces  vary  from  $800  to  $2,000. 

The  survey  identified  a  total  of  38  persons  residing  on  site,  this  includes  3 
persons  residing  in  the  ground  floor  commercial  spaces  for  this  occupants, 
the  Agency  will  provide  both  residential  and  business  relocation  assistance  as 
needed.  One  household  includes  a  child  of  school  age.  Some  of  the 
household  characteristics,  income  categories  and  current  rental  rates  of  the 
households  are  indicated  in  Exhibit  A. 
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2.  Ethnic  Mix 

The  ethnic  mix  of  the  Project,  including  residential  and  commercial  tenants,  is 
41%  Afncan-American,  34%  White,  6%  Asian,  6%  Hispanic,  3%  Native 
American,  and  9%  "Other".  English  is  the  primary  language  for  29 
households  while  Spanish  is  spoken  in  2  households. 

3.  Handicapped/Elderly  Households 

Two  households  reported  elderly  occupants  (i.e.,  over  age  62).  One  tenant 
identified  special  needs  related  to  mobility  and  the  preference  to  relocate  to  a 
first  floor  unit,  or  to  a  building  with  an  elevator.  Five  households  reported 
medical  conditions  that  will  need  special  consideration  at  the  time  of 
relocation.  The  nature  of  identified  difficulties  for  elderly/disabled  households 
includes  legal  blindness,  back,  leg,  and  arm  injuries,  hip  surgery,  pregnancy, 
lung  condition,  AIDS/HIV,  hearing  impairment/deafness,  glaucoma,  and  other 
physical  and  neurological  impairments.  Special  consideration  will  be  given  to 
those  households  in  relocating  to  comparable  replacement  dwellings,  i.e., 
close  to  existing  medical  facilities,  public  transportation,  and  handicapped 
accessibility  features  (grab  bars  and  ramps). 

4.  Household  Income  Levels 

Income  information  was  obtained  from  31  of  33  households  at  the  Project 
site.  Pursuant  to  the  statistics  released  in  February,  2002  by  the  Federal 
Department  of  Housing  and  Urban  Development  (HUD),  the  median  family 
income  for  a  four-person  household  in  San  Francisco  County  is  $86,100 
annually  (see  Exhibit  'B').  Based  on  income  information  provided  by  the 
households  surveyed,  almost  all  residents  fall  into  the  'Very  Low'  income 
categop/,  which  is  50%  of  Area  Median  Income,  or  $43,050  for  a  four-person 
household.  For  a  single-person  household,  very  low  income  is  $30,150. 
Lower  income  is  defined  as  less  than  80%  of  median  income. 

Table  1.  below,  provides  a  breakdown  of  the  income  categories  for  Project 
occupants,  including  the  two  tenants  permanently  residing  in  the  commercial 
spaces. 


TABLE  1:  Household  Income  Levels 

VERY  LOW 

LOWER 

MEDIAN 

MODERATE 

NO  INFO 

Households 

29 

2 

0 

0 

2 

% 

88% 

6% 

0% 

0% 

6% 
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21  of  the  surveyed  households  receive  public  assistance  in  the  form  of 
general  relief,  social  security,  SSI,  Cal  Works,  etc. 

5.  Area/Unit  Preferences 

Seven  households  responded  in  the  affirmative  to  the  question,  "Would  you 
be  interested  in  returning  to  the  new  housing  that  will  be  developed  on  the 
Project  site  upon  completion  of  construction."  One  household  was  possibly 
interested  depending  on  the  rental  amount,  while  many  others  would  prefer  to 
permanently  relocate  to  a  new  private  development  at  8*^  and  Howard  Streets 
in  the  South  of  Market  district.  Other  area  preferences  beside  South  of 
Market  were  the  Civic  Center,  Castro,  Haight,  Bayview  districts,  unspecified 
locations  anywhere  in  San  Francisco,  Vallejo,  and  Sacramento. 

6.  Commercial  Occupant  Profile 

There  are  5  businesses  in  the  Project,  with  a  second-hand  furniture  dealer 
located  on  Howard  Street,  a  non-profit  performance  studio/theater  located  on 
Sixth  Street,  a  convenience  store-deli  at  the  corner  of  Howard  and  Sixth 
Streets,  an  advertising  company  with  a  Billboard  on  the  roof  of  the  building 
and  a  communications  company  with  a  cell  phone  antenna  also  on  the  roof. 

A  profile  of  the  types  of  businesses,  number  of  employees,  monthly  rent  and 
estimated  aggregate  square  footage  occupied  by  the  type  of  business  is 
detailed  in  the  Table  2  below. 


Table  2:   Project  Businesses 

Type  of 
Business 

Ownership 
Type 

Contribution 
to  Income 

No.  of 
Employees 

Monthly 
Rent 

Square 
Footage 

Convenience 
Store/Deli 

Sole 

Proprietorship 

1 00% 

2 

$2,000 

3,000 

Theater  &  Arts 
Center 

Non-Prof  it 

0% 

5 

$935 

4,000 

Second  Hand 
Dealer 

Sole 

Proprietorship 

1 00% 

1 

$800 

1,500 

Advertising  Co. 

Corporation 

100% 

0 

Communication 

Corporation 

100% 

0 

TOTAL 

10 
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One  of  the  primary  purposes  of  the  Plan  is  to  demonstrate  the  availability  of 
comparable,  affordable,  decent,  safe  and  sanitary  housing  prior  to  the  displacement 
of  residential  occupants.  While  there  is  no  specific  requirement  under  current  law 
that  alternate  relocation  sites  be  made  available  to  commercial/industrial  businesses 
at  the  time  of  displacement,  the  Agency  is  committed  to  making  every  effort  to 
satisfactorily  relocate  the  five  businesses  to  be  displaced. 


Below  are  the  results  of  a  survey  to  identify  the  availability  of  residential  replacement 
housing  and  commercial  space  conducted  over  a  three-week  period  from  October 
21  to  Novembers,  2002. 


A.       RESIDENTIAL  RESOURCE  STUDY 


The  replacement  housing  requirements  associated  with  the  proposed  Project  include 
the  need  for  apartment  units  for  rent.  Replacement  housing  resources  were 
researched  through  the  following  sources: 

•  Local  newspapers  which  serve  San  Francisco,  such  as  San  Francisco 
Chronicle  and  other  local  penodicals  and  weekly  publications; 

•  A  drive-by  automobile  survey  of  comparable  neighborhoods  and; 

•  Direct  contacts  with  property  management  companies  and  local 
realtors. 


PRC's  market  survey  revealed  that  there  are  a  variety  of  apartment  units  within  a 
five-mile  radius  of  the  project. 


B.       REPLACEMENT  HOUSING  AVAILABILITY 


1.       Rental  Housing 


Table  3  below  shows  the  total  number  of  single  units  needed  for  the  Project 
occupants  requinng  permanent  relocation,  the  number  of  available  units 
identified,  price  ranges  and  the  average  rental  rates  of  available  units  found 
during  the  resource  survey  period. 


TABLE  3:  Available  Rental  Resources 

Unit  Size 

#  Units  Needed 

#  Units 
identified 

Price  Range 

Average  Rent 

Single  Units 

33 

35 

$790  -  $1045 

$850 
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Initial  surveys  by  staff  found  that  the  available  market-rate  replacement  units  are 
located  within  a  5-mile  radius,  with  all  located  within  the  city  limits  of  San  Francisco. 
In  addition,  there  are  two  affordable  housing  projects,  the  Delta  Hotel  at  the  corner  of 
6'^  and  Mission  Streets  and  SOMA  Studios  at  the  corner  of  8*^  and  Howard  Streets 
currently  being  developed  in  close  proximity  to  the  Project  Site.  It  is  anticipated  that 
some  of  these  units  may  be  made  available,  upon  completion  of  construction,  to 
displaced  Plaza  Hotel  tenants;  applications  for  tenancy  are  currently  being  received 
at  these  two  developments,  with  occupancy  expected  by  in  March  of  2003  at  the 
SOMA  Studios  and  May  2003  for  the  Delta  Hotel. 

C.       BUSINESS  RESOURCE  STUDY 

Business  replacement  requirements  associated  with  the  Plaza  Hotel  Project  include 
the  need  for  commercial  retail  space.  One  of  the  purposes  of  this  Relocation  Plan  is 
to  outline  the  requirements  for  moving  and  re-establishing  the  displaced  businesses 
and  to  demonstrate  the  level  of  advisory  and  financial  assistance  that  will  be 
provided.  Both  in  preparing  this  Relocation  Plan,  and  in  the  subsequent  provision  of 
relocation  assistance,  the  characteristics  and  special  needs  of  the  businesses  will  be 
addressed. 

To  determine  the  availability  of  comparable  commercial  sites  prior  to  the 
displacement  of  the  businesses,  resources  will  be  researched  in  the  following 
manner: 

Survey  of  classified  commercial  rental  listings  of  newspapers,  and  other  "For 
Rent"  publications  serving  San  Francisco  and  surrounding  communities; 

Windshield  surveys  of  commercial  areas  in  the  above  mentioned 
communities; 

Telephone,  and  field  contact  with  commercial  brokers  serving  these  same 
communities;  and. 

Discussion  with  municipal  staff  in  regard  to  local  Specific  Plan  areas  and 
requirements  and,  overall  zoning  requirements,  which  may  facilitate  or 
otherwise  impact  the  relocation  effort. 

Information  gathered  from  the  Project  businesses  revealed  a  preference  to 
reestablish  within  the  Project  area  or  in  close  proximity  to  their  present  location. 
Every  effort  will  be  made  dunng  the  relocation  process  to  identify  suitable 
replacement  sites  for  each  business  and  assist  the  businesses  in  successfully 
reestablishing  their  operations. 
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D.  RELATED  ISSUES 

1.  Concurrent  Residential  Displacement 

There  are  no  other  Projects,  current  or  anticipated,  in  this  general  area  of  San 
Francisco  that  will  deter  the  Agency  from  providing  adequate  replacement 
housing  referrals  to  current  residential  tenants. 

2.  Right  to  Return 

Currently,  7  households  have  expressed  a  desire  to  return  to  the  Project  upon 
completion  of  construction  of  the  new  Plaza  Hotel  housing  units.  The  Agency 
will  provide  comparable,  decent,  safe  and  sanitary  housing  for  those  tenants 
eligible  to  return  to  the  Project  for  the  period  they  are  in  temporary  housing.  It 
is  anticipated  that  the  new  Plaza  Hotel  units  will  be  ready  for  occupancy  in 
approximately  August  2005.  Those  tenants  who  move  temporarily  will 
continue  to  be  entitled  to  moving  expense  benefits  for  their  move  to 
temporary  housing  as  well  as  to  permanent  housing.  All  Plaza  Hotel 
residents  will  receive  preference  in  the  lease-up  of  the  completed  Project. 

E.  CONCLUSIONS 

The  Agency  is  committed  to  providing  all  of  the  financial  and  advisory  assistance 
necessary  to  coordinate  the  relocation  of  Project  residents  to  comparable 
replacement  housing  and  to  work  to  minimize  the  difficulties  with  which  residents 
with  limited  resources  will  have  to  cope.  In  addition,  the  commercial  tenants  will  be 
provided  relocation  assistance  to  enable  them  to  reestablish  their  business  with  the 
least  amount  of  hardship. 

The  numerical  results,  in  terms  of  both  the  availability  of  replacement  commercial 
spaces  as  well  as  apartment  units,  coupled  with  the  desires  of  those  Project 
residents  to  either  return  to  the  Plaza  Hotel  Project  or  relocate  out  of  the  area, 
suggest  that  there  will  be  adequate  resources  available  to  meet  the  needs  of  Project 
displacees. 
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A.       PROGRAM  ASSURANCES,  STANDARDS  AND  OBJECTIVES 

The  relocation  program  to  be  implemented  by  the  Agency  will  conform,  as 
applicable,  with  the  standards  and  provisions  of  California  Health  and  Safety  Code 
Sections  33411  and  33411.1;  California  Government  Code  Section  7260  et.  seq.; 
and  the  California  Code  of  Regulations,  Title  25,  Chapter  6.  Pursuant  to  applicable 
guidelines,  program  objectives  will  be  as  follows: 

1.  To  fully  inform  eligible  project  occupants  of  the  nature  of  and 
procedures  for  obtaining  relocation  assistance  and  benefits. 

2.  To  determine  the  needs  of  each  residential  and  business  displacee 
eligible  for  assistance. 

3.  To  provide  an  adequate  number  of  referrals  to  comparable,  decent, 
safe  and  sanitary  housing  units  within  a  reasonable  time  prior  to 
displacement  and  assure  that  no  residential  occupant  will  be  required 
to  move  without  a  minimum  of  90  days  written  notice  to  vacate. 

4.  To  provide  current  and  continuously  updated  information  concerning 
both  replacement  housing  and  business  site  opportunities. 

5.  To  provide  assistance  that  does  not  result  in  different  or  separate 
treatment  on  account  of  race,  color,  religion,  national  origin,  sex, 
marital  status  or  other  arbitrary  circumstances. 

6.  To  supply  information  concerning  federal  and  state  housing  programs 
and  other  governmental  programs  providing  assistance  to  displaced 
persons. 

7.  To  assist  each  eligible  person  to  complete  applications  for  payments 
and  benefits. 

8.  To  make  relocation  benefit  payments  in  accordance  with  state 
guidelines,  including  the  provisions  of  the  Last  Resort  Housing 
sections  where  applicable. 

9.  To  inform  all  persons  subject  to  displacement  of  the  Agency's  policies 
with  regard  to  eviction  and  property  management. 

10.  To  establish  and  maintain  a  formal  grievance  procedure  for  use  by 
displaced  persons  seeking  administrative  review  of  Agency  decisions 
with  respect  to  relocation  assistance. 
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B.  CITIZEN  PARTICIPATION 

In  keeping  with  Section  6012  (Citizen  Participation)  of  the  California  Code  of 
Regulations,  Title  25,  Chapter  6,  the  Agency  warrants  the  following: 

1.  Full  and  timely  access  to  all  documents  relevant  to  the  relocation 
program. 

2.  The  provision  of  technical  assistance  from  the  Agency  staff  and  its 
legal  counsel  and  Pacific  Relocation  Consultants  necessary  to  interpret 
elements  of  the  Relocation  Plan  and  other  pertinent  materials. 

3.  The  right  to  submit  written  or  oral  comments  and  objections,  including 
the  right  to  submit  written  comments  on  the  Relocation  Plan  and  to 
have  these  comments  attached  to  the  Plan  when  it  is  forwarded  to  the 
Agency  for  final  approval. 

4.  There  will  be  a  review  of  the  Draft  Plan  at  the  Housing  Committee 
Meeting  of  the  South  of  Market  Project  Area  Committee  (SOMPAC), 
the  general  meeting  of  SOMPAC  and  the  meeting  of  the  PIDC  board  of 
directors.  (All  of  these  meeting  are  open  to  the  public  (The  SOMPAC 
meetings  will  be  held  at  1035  Folsom  Street  on  March  3,  2003  and 
March  17,  2003  at  6:00  pm)  the  PIDC  board  meeting  will  be  held  on 
February  24'^  at  6:00pm  on  the  third  floor  of  770  Golden  Gate  Avenue 

5.  A  general  notice  of  this  Plan  shall  be  distributed  to  all  displacees  of  this 
Project.  This  Plan  is  available  for  circulation  for  information  and  review 
by  interested  citizen  groups,  state  and  county  agencies  and  all  persons 
affected  by  the  public  at  large.  Copies  of  the  Plan  will  be  available  at 
the  Main  Public  Library  at  100  Larkin  St.,  the  South  of  Market  Project 
Area  Committee  (SOMPAC)  offices  at  1035  Folsom  Street  and  at  the 
Redevelopment  Agency  offices  at  770  Golden  Gate  Avenue,  3"^^  floor. 

6.  Upon  receipt  of  public  comments,  the  Plan  will  be  reviewed  to  ensure 
that  it  is  feasible,  complies  with  applicable  environmental  standards, 
and  is  compatible  with  the  City  of  San  Francisco  General  Plan  and 
Housing  Element,  and  with  the  South  of  Market  Earthquake  Recovery 
Project  Area  Plan. 

7.  Upon  completion  of  all  reviews,  the  Plan  will  be  presented  for  adoption 
before  the  San  Francisco  Redevelopment  Agency. 

C.  RELOCATION  ADVISORY  ASSISTANCE 

As  a  function  of  the  overall  relocation  assistance  program,  technical  and  advisory 
assistance  will  be  provided  to  all  potential  displacees. 
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The  following  specific  activities  will  occur: 

1.  Each  household  and  business  affected  by  the  Project  will  be  personally 
interviewed  to  gather  information  appropriate  to  determine  needs  and 
preferences  with  regard  to  the  replacement  of  existing 
accommodations. 

2.  Printed  "Information  Brochures"  for  residents  and  business  operators 
will  be  provided  to  all  displaced  persons.  Signed  acknowledgments 
will  be  obtained  to  verify  receipt  of  this  material. 

3.  Appropriate  replacement  housing  referrals  will  be  made  to  residential 
displacees  on  a  timely  basis.  Field  surveys  will  be  conducted  in  order 
to  identify  available  housing  resources.  Every  effort  will  be  made  to  find 
comparable  replacement  housing  units  which  are  reasonably 
accessible  to  currently  utilized  medical  facilities,  places  of  employment, 
shopping  areas  and  public  transportation. 

4.  Transportation  will  be  provided,  if  necessary,  to  any  displaced 
occupant  to  inspect  replacement  sites  within  the  local  area.  Specific 
assistance  may  also  be  provided  to  senior  citizens  in  finding  housing 
near  friends,  relatives,  medical  facilities  and  convenient  transportation. 

5.  Assistance  will  be  offered  to  all  displacees  in  connection  with 
arrangements  for  the  purchase  of  comparable  replacement  housing 
the  completion  of  applications  for  replacement  housing,  the  filing  of 
claim  forms  to  request  relocation  benefits  from  the  Agency  and  to 
obtain  services  from  other  public  agencies. 

6.  Special  assistance  in  the  form  of  referrals  to  governmental  and  social 
service  agencies  will  be  made,  if  needed  with  the  assistance  of 
Episcopal  Community  Services  (ECSSC),  which  is  currently  providing 
case  management  services  to  Plaza  Hotel  residents.  Referral  agencies 
may  include: 

(a)  Social  Security  Administration 

(b)  The  San  Francisco  Housing  Authority 

(c)  Employment  Development  Department 

(d)  Small  Business  Administration 

7.  Eligible  business  owners  will  receive  referrals  to  replacement  sites  that 
match,  as  closely  as  possible,  the  requirements  and  preferences  of 
each  business  with  regard  to  size,  cost  and  location. 

8.  As  needed,  Agency  relocation  staff  will  assist  businesses  in  preparing 
a  scope  of  service  for  physical  moves  and  with  the  preparation  of 
claims  for  reimbursement  of  reasonable  relocation  expenses. 
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D.       THE  FINANCIAL  ASSISTANCE  PROGRAM 

The  Agency's  financial  assistance  program  will  fulfill  statutory  obligations  defined  by 
the  California  Relocation  Assistance  Law  (Government  Code,  Section  7260  et  seq.) 
In  addition  to  the  statutor/  benefits,  the  Agency  plans  to  maximize  options  available 
to  Project  residents. 

1.       Description  of  Displacees 

Relative  to  eligibility  for  relocation  benefits,  the  Project  Area  population 
consists  of  two  distinct  groups  -  residential  tenants  and  commercial  tenants: 

a.  Residential  Tenants 

At  the  time  of  the  acquisition,  the  Agency  provided  all  residential 
tenants  with  notices  of  non-displacement  (see  Exhibit  "C").  Residential 
tenants  who  have  established  their  residency  at  the  Plaza  Hotel  as  of 
November  1,  2002,  will  be  eligible  for  both  Rental  Assistance  and 
Moving  Expense  Payments.  Except  in  the  case  of  Last  Resort 
situations  (see  Part  F,  this  section).  Rental  Assistance  Payments  will 
be  limited  to  a  maximum  of  $5,250.00  based  upon  the  monthly  housing 
need  over  a  42-month  period.  (Table  5  displays  the  method  for 
computing  monthly  housing  need  and  rental  assistance.) 

Renters  otherwise  eligible  to  receive  a  Rental  Assistance  Payment 
may  opt  to  apply  the  total  amount  of  their  eligibility  toward  the 
purchase  of  a  replacement  dwelling. 

Except  as  discussed  in  Section  V,  Part  F  ("Last  Resort  Housing 
Assistance"),  renters  who  have  begun  residence  in  the  Plaza  Hotel 
after  November  1,  2002  have  signed  a  waiver  of  relocation  benefits  at 
the  time  of  lease-up.  The  Agency  is  voluntarily  providing  advisory 
assistance,  a  payment  for  moving  expenses,  and  first  and  last  month's 
rent  in  an  amount  not  to  exceed  $375.00. 

b.  Commercial  Tenants 

At  the  time  of  acquisition,  the  Agency  provided  all  commercial  tenants 
with  notices  of  non-displacement  (see  Exhibit  "C").  Businesses  that 
were  operating  as  of  November  1,  2002  will  be  eligible  for  actual 
reasonable  moving  and  related  expenses  or  a  fixed  payment  in  lieu  of 
actual  reasonable  moving  and  related  expenses  not  to  exceed 
$20,000,  as  explained  on  Exhibit  D. 


Prepared  by  Pacific  Relocation  Consultants 


Page  14 


Plaza  Hotel  Project  Relocation  Plan 


2.       Residential  Relocation  Benefits 

a.       Residential  Moving  Expense  Payments 

Moving  expense  payments  will  be  made  based  upon  either  a  fixed 
room  count  schedule  or  for  actual,  reasonable  moving  expenses  Table 
4,  Fixed  Moving  Payment  Schedule  shows  the  current  fixed  rooms 
count  schedule  amounts.  Actual  moving  expense  payments  will  cover 
reasonable  charges  for  packing,  unpacking,  insurance  and  cartage  for 
a  distance  of  up  to  fifty  miles.  Payments  will  be  made  either  to  the 
mover  directly  or  as  reimbursement  to  the  displacee. 


TABLE  4:  Fixed  Moving  Payment  Schedule-Abbreviated 

Dwelling  furnished  by  the  Tenant 

One  room 

$575.00 

Two  rooms 

$750.00 

Three  rooms 

$925.00 

Dwelling  Furnished  by  the  Landlord 

First  Room 

$375,00 

Each  additional  room 

$60.00 
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b.       Rental  Assistance  Payments 

Rental  assistance  payments  will  be  determined  on  the  basis  of  a 
review  of  current  rent,  ability-to-pay,  the  market  rent  of  comparable 
replacement  dwelling  and  the  actual  rent  of  the  replacement  dwelling. 
Table  5  below,  provides  an  example  of  the  computation  of  a  rental 
assistance  payment. 


TABLE  5:  Sample  Computation  of  Housing  Need  &  Rental  Assistance 

1.  Old  Rent 

$400 

Old  Rent  plus  Utility  Allowance 

OR 

2.  Ability  to  Pay 

$300 

30%  of  the  Gross  Household  Income* 

3.  Lesser  of  lines  1  or  2 

$300 

Subtracted  From: 

4.  Actual  New  Rent 

S400 

Actual  New  Rent  plus  Utility  Allowance 

OR 

5.  Comparable  Rent 

$450 

Determined  by  Relocation  Representative 

6.  Lesser  of  lines  4  or  5 

$400 

7.  Yields  Monthly  Need: 

$100 

Subtract  line  3  from  line  6 

Rental  Assistance  Payment: 

$4,200 

Multiple  line  7  by  42  months 

•  Gross  Household  Income  is  defined  as  the  total  annual  income  of  all  household 
members,  eighteen  years  and  older.  To  compensate  for  special  need  situations 
gross  incomes  may  be  adjusted  as  follows:  1)  a  deduction  of  five  hundred  dollars 
($500)  for  each  dependent  in  the  excess  of  three;  2)  a  deduction  of  ten  percent 
(10%)  of  total  household  income  where  there  is  an  elderly  or  disabled  head  of 
household. 
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3.       Commercial  Relocation  Benefits 

Relocation  benefits  will  be  provided  pursuant  to  state  relocation  law  and 
guidelines.  Benefits  will  be  paid  upon  submission  of  required  claim  forms  and 
documentation  in  accordance  with  procedures  adopted  and  approved  by  the 
Agency. 

Pursuant  to  California  Relocation  Law,  eligible  businesses  may  receive  a 
relocation  payment  to  cover  the  reasonable  cost  of  moving. 

There  are  two  options: 

1.  Payment  for  actual  reasonable  and  necessary  moving  and  related 
expenses;  or, 

2.  Fixed  payment,  not  to  exceed  $20,000.00 

These  benefits  are  described  more  fully  as  follows: 

a.       Payment  for  Actual  Reasonable  and  Necessary  Moving  and 
Related  Expenses. 

This  payment  may  include  the  following: 

1.  Transportation  of  persons,  and  property  from  the  present 
location  to  the  replacement  location  (up  to  a  distance  of  50 
miles); 

2.  Packing,  crating,  uncrating,  and  unpacking  of  personal  property; 

3.  Disconnecting,  dismantling,  removing,  reassembling,  and 
installing  relocated  and  substitute  machinery,  equipment  and 
other  personal  property.  This  includes  connection  to  utilities 
available  nearby,  and  modifications  necessary  to  adapt  the 
personal  property  to  the  replacement  structure,  or  to  the  utilities, 
or  to  adapt  the  utilities  to  the  personal  property; 

4.  Storage  of  personal  property  for  up  to  twelve  (12)  months,  at  the 
discretion  of  the  Agency,  to  be  determined  on  a  case  by  case 
basis; 

5.  Insurance  of  personal  property  while  in  storage  or  transit  and 
the  replacement  value  of  property  lost,  stolen  or,  damaged 
(though  not  through  the  fault,  or  negligence  of  the  displaced 
person)  in  the  process  of  moving,  where  insurance  is  not  readily 

available. 
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6.  Any  license,  permit,  or  certification  required  by  the  displaced 
business,  to  the  extent  that  the  cost  is  necessary  for 
reestablishment  at  the  replacement  location; 

7.  Reasonable  and  pre-authorized  professional  services,  including 
architect's,  attorney's,  and  engineer's  fees  and  consultant's 
charges  necessary  for:  (1)  planning  the  move  of  personal 
property;  (2)  moving  the  personal  property;  or,  (3)  installing  the 
relocated  personal  property  at  the  replacement  location; 

8.  The  cost  directly  related  to  modifying  the  machinery,  equipment 
or,  other  personal  property  to  adapt  it  to  the  replacement 
location  or  to  utilities  available  at  the  replacement  location  or 
modifying  the  power  supply; 

9.  Actual  direct  losses  of  tangible  personal  property  resulting  from 
moving,  or  discontinuing  a  business,  or  non-profit  organization, 
not  to  exceed  the  lesser  of: 

(a)  the  fair  market  value  of  the  property  for  continued  use  at 
its  location  prior  to  displacement;  or, 

(b)  an  amount  equal  to  the  reasonable  expenses  that  would 
have  been  required  to  relocate  the  property,  as 
determined  by  the  Agency,  subject  to  certain  limitations; 

10.  Actual  and  reasonable  expenses  incurred  in  searching  for  a 
replacement  business  location,  not  to  exceed  $1 ,000. 

11.  Actual,  and  reasonable  expenses  necessary  to  reestablish  a 
displaced  small  business  at  its  new  location,  not  to  exceed 
$10,000.    Examples  of  expenses  that  may  be  considered  for 
reimbursement  include  advertising,  redecoration  and,  certain 
increased  costs  of  operation  at  the  new  location. 

OR 

b.       A  Fixed  Payment  In  Lieu  of  A  Payment  For  Actual  Reasonable 
Moving  and  Related  Expenses 

The  amount  of  this  payment  shall  be  based  on  the  average,  annual  net 
earnings  of  the  business.  The  payment  to  an  eligible  business  may  not 
be  less  than  $1 ,000,  nor  more  than  $20,000. 
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c.       Outdoor  Advertising  Displays 

Payment  to  an  outdoor  advertising  company  owning  a  billboard  on  the 
Project  site  shall  be  the  lesser  of; 

1)  The  cost  to  dismantle,  move  and  reinstall  the  billboard,  or 

2)  the  depreciated  value  of  the  billboard,  whichever  is  less 

To  qualify  for  this  payment,  a  displaced  business: 

1.  Cannot  be  part  of  a  commercial  enterprise  having  at  least  three 
other  establishments  which  are  not  being  displaced  by  the 
Agency,  and  which  is  under  the  same  ownership  and  engaged 
in  the  same,  or  similar  business  activities; 

2.  Must  not  be  able  to  relocate  without  substantial  loss  of 
patronage;  and, 

3.  Must  have  contributed  at  least  33.33%  of  the  owner's  total  gross 
annual  income  during  each  of  the  two  taxation  years  prior  to 
displacement,  or  meet  specific  earnings  criteria. 

4.  Summary 

In  all  instances,  specific  eligibility  requirements  and  detailed  compensation 
plans  will  be  explained  and  worked  out  on  an  individual  basis  for  residential 
and  commercial  displacees.  In  the  course  of  personal  interviews  and  follow- 
up  visits,  each  displacee  will  be  counseled  as  to  available  options  and  the 
consequences  of  any  choice  with  respect  to  financial  assistance. 

E.       INFORMATION  ON  PAYMENT  OF  RELOCATION  BENEFITS 

Relocation  benefit  payments  will  be  made  in  a  timely  and  orderly  manner. 
Claims  and  supporting  documentation  for  relocation  benefits  must  be  filed 
with  the  Agency  within  18  months  from  the  date  the  claim.ant  moves  from  the 
acquired  property. 

The  procedure  for  the  preparation  and  filing  of  claims  and  the  processing  and 
delivery  of  payments  will  be  as  follows: 
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a.  Claimant{s)  will  provide  all  necessary  documentation  to  substantiate 
eligibility  for  assistance. 

b.  Assistance  amounts  will  be  determined  and  required  claim  forms 
prepared  by  Agency  relocation  staff  in  consultation  with  claimant(s). 

c.  Original  signed  claims  supported  by  appropriate  documentation  and  a 
Relocation  staff  recommendation  will  be  submitted  to  the  Agency  . 

d.  The  Agency  will  review  and  approve,  or  amend  claims  for  payment. 

e.  Agency  warrants  will  be  prepared  and  issued  to  relocation  staff  for 
distribution. 

f.  Payments  will  be  disbursed  by  the  Agency  staff. 

g.  Receipts  of  payment  will  be  obtained  by  relocation  staff  and 
maintained  in  the  case  file. 

h.  The  Agency  will  provide  advance  payments  to  assist  displacees  in 
securing  replacement  housing  units.  Requests  for  advance  payments 
will  be  expeditiously  processed  to  help  avoid  the  loss  of  desirable  and 
appropriate  replacement  housing. 

F.  LAST  RESORT  HOUSING  ASSISTANCE 

Pursuant  to  California  Government  Code  Section  7264,  if  the  Rental 
Assistance  payment  amount  calculated  over  a  42-  month  period,  as  explained 
on  Table  5,  exceeds  the  statutory  maximum  of  $5,250,  the  Agency  will 
provide  additional  assistance.  This  assistance  may  take  the  form  of  the 
provision  of  actual,  affordable  replacement  housing  units  or  cash  payments. 
A  lump  sum  payment  of  up  to  $5,250  will  be  disbursed  directly  to  the 
displacee  from  the  Agency.  The  remainder  shall  be  paid  in  periodic 
installments  over  a  period  not  to  exceed  42  months. 

Last  Resort  recipients  may  request  a  lump  sum  payment  of  the  entire  balance 
of  assistance  due  for  the  purpose  of  purchasing  a  replacement  home.  Any 
such  payment  will  be  deposited  directly  into  an  escrow  account  with 
provisions  to  allow  the  Agency  to  recover  its  funds  should  escrow  fail  to  close. 

G.  RELOCATION  TAX  CONSEQUENCES 

In  general,  relocation  payments  are  not  considered  income  for  tax  purposes. 
Benefit  payments  are  made  subject  to  the  provisions  of  Title  24  of  the  Code  of 
Federal  Regulations  and  Chapter  16  of  the  California  Government  Code. 
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The  preceding  statement  is  not  to  be  construed  as  legal  tax  advice  on  the  part 
of  the  Agency,  its  Consultants,  employees  or,  assigns,  and  prospective 
displacees  are  encouraged  to  consult  personal,  professional  tax  advisors  in 
this  regard. 

H.  APPEALS  POLICY 

The  Agency's  ghevance  policy  adheres  to  the  standards  described  in  Article 
5,  Section  6150  of  the  State  Guidelines.  The  ghevance  procedure  provides  a 
displacee  with  the  means  to  individually  seek  administrative  review  of  her/his 
eligibility  determination,  payment  amounts,  comparable  replacement  housing 
referrals  or,  the  Agency's  property  management  practices.  The  appeals 
process  is  described  in  its  entirety  in  Exhibit  "D". 

I.  EVICTION  POLICY 

Project  residents  who  maintain  their  tenancy  following  acquisition  by  the 
Agency  may  be  required  to  execute  new  rental  agreements  or  leases. 
Traditionally,  lease  costs  will  not  be  greater  than  that  experienced  by 
residents  phor  to  Agency  acquisition.  The  Agency,  in  accordance  with  Section 
6058  of  the  State  Guidelines,  may  resort  to  eviction  only  for  one,  or  more  of 
the  following  reasons: 

1.  Failure  to  pay  rent,  except  in  those  cases  where  the  failure  to  pay  is 
due  to  the  lessor  Agency's  failure  to  keep  the  premises  in  habitable 
condition;  is  the  result  of  harassment  or  retaliatory  action;  or,  is  the 
result  of  discontinuation  or  substantial  interruption  of  services  beyond 
the  control  of  Lessor  Agency; 

2.  Performance  of  a  dangerous,  illegal  act  within  the  unit  or,  upon  the 
premises; 

3.  A  matenal  breach  of  the  rental  agreement  and  failure  to  correct  breach 
within  30  days  of  notice; 

4.  Maintenance  of  a  nuisance  and  failure  to  abate  within  a  reasonable 
time  following  notice; 

5.  Refusal  to  accept  one,  or  more  of  a  reasonable  number  of  offers  of 
replacement  dwellings;  or, 

6.  The  eviction  is  required  by  state  or  local  law  and  cannot  be  prevented 
by  reasonable  efforts  on  the  part  of  the  Agency. 
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J.       PROJECTED  DATES  OF  DISPLACEMENT 

Ninety-  day  notices  to  vacate  are  expected  to  be  issued  commencing  in  early 
Fall  2003.  It  is  anticipated  that  the  relocation  of  all  Project  occupants  will  be 
completed  by  the  Spring  of  2004. 

K.       ESTIMATED  RELOCATION  COSTS 

The  San  Francisco  Redevelopment  Agency  will  utilize  Redevelopment 
Agency  funds  for  the  acquisition  and  relocation  components  of  this  Project. 
The  total  estimated  relocation  costs  for  this  Project  are  $600,000.00.  This 
estimate  assumes  the  permanent  relocation  of  all  Project  occupants,  both 
residential  and  commercial.  Should  the  Agency  be  able  to  temporarily 
relocate  some  or  all  of  the  residential  occupants  during  the  construction 
period,  then  the  budget  can  be  adjusted  accordingly. 

The  relocation  estimates  for  residential  occupants,  including  the  two  tenants 
living  in  their  commercial  space,  were  based  on  providing  comparable, 
decent,  safe  and  sanitary  housing  in  an  appropriately  sized  replacement 
dwelling  for  42  months.  The  above  budget  does  not  take  into  consideration 
the  availability  of  Section  8  rental  assistance,  or  any  other  form  of  housing 
assistance  programs  which  may  provide  duplicate  benefits  for  project 
occupants. 

The  relocation  estimates  for  businesses  were  based  on  the  nature, 
complexity  and  number  of  fixtures  found  during  the  survey  interviews,  coupled 
with  the  relocation  consultant's  experience  in  relocating  similar  businesses  in 
other  projects. 

The  estimated  relocation  budget  does  not  include  any  funds  that  may  be 
disbursed  to  property  and  business  owners  for  property  acquisition, 
acquisition  of  business  fixtures  and  equipment,  and/or  loss  of  business 
goodwill.  In  addition,  the  budget  does  not  include  relocation  administrative 
costs,  or  any  other  services  necessary  for  the  implementation  of  the  Project. 

As  the  project  proceeds  to  implementation  and  should  circumstances  arise 
that  change  either  the  number  of  residential  and  business  tenants,  or  the 
nature  of  their  activities,  the  Agency  will  authorize  any  additional  funds  that 
may  need  to  be  appropriated.  The  Agency  pledges  to  appropriate  the 
necessary  funds,  on  a  timely  basis,  to  ensure  the  successful  completion  of 
the  Project. 
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EXHIBIT  "A" 
TABLE  OF  HOUSEHOLDS  CHARACTERISTICS 


Household 

Income: 
Very  Low, 

Lower, 
Median,  or 
Moderate 

Number 

of 
Adults 

Number/Ages 
of  Children 

Number  of 
Persons  with 
Handicaps 

Interested  in 
Returning  to 
Project  Site 

1 

Very  low 

1 

0 

0 

Y 

2 

Very  Low 

1 

0 

0 

Possibly 

3 

Lower 

1 

0 

0 

N 

4 

Very  Low 

1 

0 

0 

N 

5 

Very  Low 

1 

0 

1 

Y 

6 

Very  Low 

1 

0 

0 

N 

7 

Very  Low 

1 

0 

0 

N 

8 

Very  Low 

1 

0 

1 

Y 

9 

Very  Low 

2 

0 

0 

N 

10 

Very  Low 

1 

0 

0 

N 

11 

Very  Low 

2 

0 

1 

N 

12 

Very  low 

2 

0 

0 

N 

13 

Very  Low 

1 

0 

0 

Y 

14 

Very  Low 

1 

0 

0 

N 

15 

Very  Low 

2 

0 

0 

N 

16 

Not  available 

N/A 

N/A 

N/A 

N/A 

17 

Not  available 

N/A 

N/A 

N/A 

N/A 

18 

Very  Low 

1 

0 

0 

N 

19 

Very  Low 

1 

1-11  yrs.  old 

1 

N 

20 

Very  Low 

1 

0 

0 

N 

21 

Very  Low 

1 

0 

1 

N 

22 

Very  Low 

1 

0 

0 

N 

i 


Household 

Income: 
Very  Low, 

Lower, 
Median,  or 
Moderate 

Number 

of 
Adults 

Number/Ages 
of  Children 

Number  of 
Persons  with 
Handicaps 

Interested  in 
Returning  to 
Project  Site 

23 

Very  Low 

1 

0 

0 

N 

24 

Very  Low 

1 

0 

1 

N 

25 

Very  Low 

1 

0 

0 

N 

26 

Very  Low 

1 

0 

0 

Y 

27 

Very  Low 

1 

0 

0 

Y 

28 

Very  Low 

1 

0 

0 

N 

29 

Very  Low 

2 

0 

0 

N 

30 

Very  Low 

1 

0 

0 

Y 

31 

Very  Low 

1 

0 

0 

N 

32 

Lower 

1 

0 

0 

N 

EXHIBIT  "B" 
ANNUAL  INCOME  LIMITATIONS 


ANNUAL  INCOME  LIMITATIONS 


The  following  figures  are  approved  by  the  U.  S.  Department  of  Housing  and  Urban 
Development  (H.U.D.)  for  use  in  the  County  of  San  Francisco  to  define  and 
determine  housing  eligibility  by  income  level. 


Area  Median:  $86,100 

Family 
Size 

Very  Low 
Annual 

1  1   1  W  \m/  1  1  1  W 

Lower 
Annual 

1  1  1  WWl  1  1  w 

Median 
Annual 

Incnmp 

II  Iwwillw 

Moderate 
Annual 

1  1  1  wwl  1  1  W 

1  Person 

35,650 

57,000 

60,250 

72,300 

2  Person 

40,700 

65,150 

68,900 

82,650 

3  Person 

45,800 

73,300 

77,500 

92,950 

4  Person 

50  900 

81,450 

86  100 

103,300 

5  Person 

54  950 

87  950 

93  000 

1 1 1  500 

6  Person 

59,050 

94,450 

99,900 

119,850 

7  Person 

63,100 

101,000 

106,750 

128,100 

8  Person 

67,200 

107,500 

113,650 

136,350 

Figures  are  per  the  Department  of  Housing  and  Community  Development 
(California),  Division  of  Housing  Policy  Development,  February,  2002 
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EXHIBIT  "C" 


Non-Displacement  Notices 


NOTICE  OF  NONDISPLACEMENT  TO  EXISTING  BUSINESS  TENANT 
&  ELIGIBILITY  FOR  RELOCATION  ASSISTANCE 


April  16,  2001 


Dear  Plaza  Hotel  Tenant: 

On  January  22,  2001  the  San  Francisco  Redevelopment  Agency  (the  "Agency")  purchased  the 
property  located  at  988-992  Howard  Street  (the  "Property"),  commonly  referred  to  as  the  Plaza 
Hotel.  On  January  8,  2001  you  were  provided  with  a  General  Notice  which  contained 
information  on  the  Agency's  acquisition  of  the  Property  and  its  plans  for  its  use  in  the  future.  A 
copy  of  the  General  Notice  is  attached  to  this  notice. 

This  is  a  notice  of  nondisplacement.  This  letter  is  important  to  you  and  should  be  retained. 
You  will  not  be  required  to  immediately  relocate  your  business  as  a  result  of  the  Agency 
purchasmg  the  Property,  though  you  may  be  required  to  relocate  sometime  in  the  future.  This 
notice  is  meant  to  inform  you  of  the  following  rights  you  may  have  or  benefits  you  may  be 
eligible  for  if  the  Agency  requests  that  you  relocate  at  a  later  date. 

1 .  You  will  be  able  to  continue  leasing  your  present  unit  and  operating  your  business  even 
though  there  has  been  a  change  in  ownership.  Your  lease  payments  will  most  likely 

j     remain  the  same  amount  as  you  were  paying  before  the  Agency  acquired  the  Property. 

2.  If  you  must  relocate  temporarily  so  that  repairs  can  be  completed,  you  may  be  eligible  for 
;     reimbursement  for  all  your  extra  expenses,  including  the  cost  of  moving  to  and  from  the 

temporarily  occupied  space  and  any  additional  leasing  costs.  The  temporary  space  will 
I     be  decent,  safe,  and  sanitary,  and  all  other  conditions  of  the  temporary  move  will  be 
reasonable. 

3.  If  you  must  move  permanently  at  a  future  date,  you  will  receive  at  least  90  days  written 
notice.  To  assist  you  in  your  relocation,  you  may  be  eligible  for  the  actual  reasonable 
cost  of  moving  your  business  and  a  payment  up  to  SI  0,000  to  help  reestablish  your 
business  at  another  location.  As  an  alternative  to  these  payments,  you  may,  if  you  meet 

\    certain  eligibility  conditions,  elect  to  receive  a  fixed  payment  that  is  based  on  your 
average  armual  net  earning  the  two  years  prior  to  displacement.  The  minimum  fixed 
payment  is  $1,000.  The  maximum  is  $20,000. 

I 

The  Agency  will  make  every  effort  to  accommodate  your  needs.  Because  public  assistance  is 
involved,  you  are  protected  by  the  relocation  requirements  of  the  California  Government  Code. 
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If  you  do  elect  to  relocate  your  business  or  cease  operations  for  you  own  reasons  before  you 
are  asked  to  do  so,  you  will  not  receive  any  relocation  assistance. 

If  you  have  any  questions,  please  contact  Bettye  Webb,  Relocation  Supervisor,  at  (415)  749- 
2400,  770  Golden  Gate  Avenue,  San  Francisco,  CA  94102.  Remember,  do  not  relocate  before 
we  have  had  a  chance  to  discuss  your  eligibility  for  assistance. 


Sincerely, 


Bettye  W^bb 
Relocation  Supervisor 


enc.     General  Notice  Dated  January  8,  2001 
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i  NOTICE  OF  NONDISPLACEMENT  TO  EXISTING  RESIDENTIAL  TENANT 


April  17,2001 

Dear  Plaza  Hotel  Tenant: 

On  January  22,  2001  the  San  Francisco  Redevelopment  Agency  (the  "Agency")  purchased  the 
property  located  at  988-992  Howard  Street  (the  "Property"),  commonly  referred  to  as  the  Plaza 
Hotel.  On  January  8,  2001  you  were  provided  with  a  General  Notice  which  contained 
information  on  the  Agency's  acquisition  of  the  Property  and  its  plans  for  its  use  in  the  future.  A 
copy  of  the  General  Notice  is  attached  to  this  notice. 

This  is  a  notice  of  nondisplacement.  This  letter  is  important  to  you  and  should  be  retained. 
You  will  not  be  required  to  immediately  move  as  a  result  of  the  Agency  purchasing  the  Property, 
though  you  may  be  required  to  move  sometime  in, the  future.  This  notice  is  meant  to  inform  you 
of  the  following  rights  you  may  have  or  benefits  you  may  be  eligible  for  if  the  Agency  requests 
that'  you  move  at  a  later  date. 

1 .  You  will  be  able  to  continue  leasing  and  occupying  your  present  unit  even  though  there 
has  been  a  change  in  ownership.  Your  monthly  rent  will  most  likely  remain  the  same 
amount  as  you  were  paying  before  the  Agency  acquired  the  Property. 

2.  If  you  must  move  temporarily  so  that  repairs  can  be  completed,  you  may  be  eligible  for 
reimbursement  for  all  your  extra  expenses,  including  the  cost  of  moving  to  and  from  the 
temporarily  occupied  unit  and  any  additional  housing  costs.  The  temporary  umt  will  be 
decent,  safe,  and  sanitary,  and  all  other  conditions  of  the  temporary  move  will  be 
reasonable. 

3.  If  you  must  move  permanently  at  a  future  date,  you  will  receive  at  least  90  days  written 
notice.  To  assist  you  in  your  relocation,  you  may  be  eligible  to  receive  payment  for  the 
actual  reasonable  cost  of  moving  and  a  rental  assistance  payment  of  up  to  $5,250  to 

;     enable  you  to  rent  a  decent,  safe,  and  sanitary  replacement  dwelling. 

The;  Agency  will  make  every  effort  to  accommodate  your  needs.  Because  public  assistance  is 
involved,  you  are  protected  by  the  relocation  requirements  of  the  California  Government  Code. 

If  you  do  elect  to  move  for  you  own  reasons  before  you  are  asked  to  do  so,  you  will  not 
receive  any  relocation  assistance. 


! 
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If  you  have  any  questions,  please  contact  Bettye  Webb,  Relocation  Supervisor;  at  (415)  749- 
2400,  770  Golden  Gate  Avenue,  San  Francisco,  CA  94102.  Remember,  do  not  relocate  before 
we  have  had  a  chance  to  discuss  your  eligibility  for  assistance. 


Bettye  W  " 
Relocation  Supervisor 


cnc/     General  Notice  Dated  January  8,  2001 
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EXHIBIT  "D" 


APPEALS  POLICY 


RESOLUTION  NO.  78-93 


ADOPTING  REGULATIONS  IMPLEMENTING  THE  REQUIREMENTS 
OF  THE  CALIFORNIA  RELOCATION  ASSISTANCE  ACT 
(AGENCY-WIDE/ALL  PROJECT  AREAS) 


BASIS   FOR  RESOLUTION 


1.  The  Redevelopment  Agency  of  the  City  and  County  of  San 
Francisco  provides  relocation  services  pursuant  to  federal  and 
state  laws  and  regulations.     When  providing  services  with  federal 
funds,  the  Agency  must  comply  with  the  pertinent  federal 
regulations . 

2.  California  Gov.   Code  S  7267.8  requires  all  public  entities 
that  administer  state-funded  relocation  programs  to  adopt  rules 
and  regulations  governing  the  implementatior  of  their  programs. 
The  rules  and  regulations  must  be  in  accordance  with  the  ruler, 
and  regulations  adopted  by  the  Department  of  Housing  and 
Community  Development  ("HCD"). 

3.  The  state  HCD  has  issued  detailed  regulations  at  25  Cal. 
Code  of  Regulations  §  6000  et  seq .   and  amends  them  from  time  to 
time.     The  Agency  can  fulfill   its  statutory  obligation  to  enact 
rules  by  incorporating  the  HCD  Regulations  as  set  forth  in  the 
Attachment  to  this  Resolution. 

4.  The  Agency  can  further  assure  that  it  will  remain  in 
compliance  with  state  law  by  deeming  the  Agency  Rules  to  be 
amended  to  conform  with  amendments  to  the  HCD  Regulations  that 
are  properly  promulgated  in  the  future,   unless  the  Agency 
Commission  takes  action  to  prevent  incorporation  of  a  specific 
HCD  revision. 

5.  The  HCD  Regulations  require  each  local  Agency  to  adopt  a 
process  to  hear  grievances  about  its  Relocation  Assistance 
Program.     The  Community  Redevelopment  Law  provides  that  a 
relocation  appeals  board  is  established  in  each  community  to  hear 
complaints  related  to  relocation  activities.     The  Agency  can 
conform  to  both  requirements  by  designating  the  existing 
Relocation  Appeals  Board  of  the  City  and  County  of  San  Francisco 
as  the  grievance  board  for  its  Relocation  Assistance  Program. 
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RESOLUTION 


ACCORDINGLY,    IT  IS  RESOLVED  by  the  Redevelopment  Agency  of 
the  City  and  County  of  San  Francisco  that: 

1.  The  Agency  adopts  the  attached  Relocation  Assistance 
Rules  as  its  rules  and  regulations  for  relocation  assistance 
programs  pursuant  to  the  Community  Redevelopment  Law  and  the 
Regulations  of  the  California  Department  of  Housing  and 
Community  Development; 

2.  The  Agency  Rules  shall  be  deemed  revised  to  reflect  any 
changes  in  the  California  Relocation  Guidelines  promulgated 
as  regulations  by  the  California  Department  of  Housing  and 
Community  Development  that  may  occur  from  time  to  time 
unless  the  Agency  Commission,  within  sixty   (60)   days  of 
final  publication  of  such  a  change,  determines  that  the 
change  shall  not  be  incorporated  into  the  Agency  Rules;  and 

3.  The  Relocation  Appeals  Board  of  the  City  and  County  of 
San  Francisco  is  appointed  as  the  body  to  hear  grievances 
related  to  the  Agency's  Relocation  Assistance  Program. 


APPROVED  AS  TO  FORM: 


«avid  M.  Madway 
Agency  General  Counsel 
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No  tenant  will  be  required  to  move  prior  to  the  required  reviews  and  approval  of  this  plan 
and  without  being  issued  a  90-day  notice.  In  the  meantime,  the  Agency's  relocation  staff 
has  established  an  office  on  site  for  the  availability  of  the  tenants  with  office  hours  from 
1 :00  pm  to  3:30  p.m.  Monday  through  Friday  or  another  time  as  may  be  requested  by  the 
tenant.  Assistance  is  currently  being  provided  to  residents  of  the  Plaza  who  wish  to 
voluntarily  relocate  at  this  time.  Specifically,  Agency's  staff  has  been  conducting 
individual  interviews  with  the  tenants  and  assisting  residents  complete  application  to 
Agency  financed  affordable  housing  developments  that  are  currently  leasing  up,  such  as 
the  Soma  Studio  Apartments  at  S'*'  and  Howard  Streets  and  the  Delta  Hotel  at  6*  and 
Mission  Streets.  To  date  22  Plaza  residents  have  applied  for  housing  at  the  Soma  Studio 
Apartments,  of  which  12  have  received  approval  and  1 1  Plaza  residents  have  applied  for 
units  at  the  Delta  Hotel  and  are  in  the  process  of  being  interviewed.  One  tenant  family, 
who  applied  for  Soma  Studios,  has  been  relocated  to  temporary  housing  for  medical 
reasons  with  the  Agency  assuming  all  increased  costs  for  housing.  For  Plaza  tenants  that 
do  not  wish  to  remain  in  the  area,  referrals  to  comparable  housing  via  lists  available  on 
the  internet,  newspaper  listings,  rental  brochures  and  telephone  numbers  taken  from 
rental  signs  posted  in  windows  are  being  provided.  Agency  staff  has  also  spoken  with 
potential  landlords  regarding  their  requirements  and  accompanied  tenants  to  look  at  units 
to  insure  that  the  prospective  units  satisfy  the  comparable  replacement  standard. 
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Francisco  Administrative  Code. 

All  meetings  of  the  San  Francisco  Relocation  Appeals  Board  are  public. 

1.2  Jurisdiction  of  the  Relocation  Appeals  Board 

Ts^i^H^""""  ^''^f'"  ^""■'^        "'^P"'"  ''^""^^  '''^Pl^^ed  persons  and  the 
In      i  agency  after  the  displacing  agency  has  responded  to  a  claim  If  the 
displaced  person  is  satisfied  with  the  displacing  agency's  response  the  d  placed 
pe  son  may  submit  his  or  her  dispute  to  the  Relocation  Appeals  Board  fo  rewew  The 
Relocation  Appeals  Board  may  affirm  the  decision  of  the  '^placing  agency  ^rcuh» 
deas.on  of  the  displacing  agency  and  require  that  it  proyide  furthl  benems  or 
erv,ces,  or  remand  the  claim  for  further  consideration  by  the  agency  in!2ht  of  the 
findmgs  or  rulings  of  the  Relocation  Appeals  Board.  ^ 

H'^„^^"'^!k°"/'"'*"'  ^'"^       '^'^  "'^P"'"  "l^e"  the  displacing  agency  is  an 

1    f  '"^  "^'"""on  Appeals  Board  does  not 

have  authority  to  review  disputes  with  State  and  Federal  agencies 

«.^ices%to°ut«  rr'%'°'''  "'""'"^  ^"Sarding  relocation  benefits  or 

tederal  law.  The  Relocation  Appeals  Board  does  not  review  disputes  regardins 
compensation  for  real  or  personal  property  that  has  been  damaged  de  troyed  or 
subjected  to  the  powers  of  eminent  domain,  and  does  not  reviet  claims  foMnUrse 
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condemnation. 


J.J  Covernins  Laws 

1.3.1  Federal  Law:  The  federal  Uniform  Relocation  Assistance  and  Real  Property 
acquisition  Policies  Act  of  1970  is  codified  at  title  41,  United  States  Code,  section 
4600  et  seg.  This  law  requires  that  the  federal  government  provide  relocation  advice 
and  payments  when  it  acquires  real  property  under  its  power  of  eminent  domain.  In 
July  1 ,  1972,  the  federal  law  became  binding  on  the  states.  Federal  laws  pertaining 
specifically  to  relocation  payments  and  services  are  codified  at  title  42,  United  States 
Code,  section  6080  et  seg.  Regulations  regarding  relocation  payments  and  services  are 
codified  at  title  49  of  the  code  of  federal  regulations,  section  24  et  seg. 


1.3.2  State  Law:  Following  enactment  of  the  federal  relocation  law,  in  1971 
California's  legislature  enacted  the  present  Relocation  Assistance  Act  with  the  intent 
to  "implement  the  1970  federal  enactment  and  to  extend  comparable  benefits 
statewide  and  payable  by  the  state  and  its  political  subdivisions,  to  persons  displaced 

j  by  the  acquisition  of  land  under  the  eminent  domain  law  after  July  1,  1972"  City  of 

Mountain  View  v.  Superior  Court  54  Cal.App.3d  72,  77-78  (1975).  The  California 
I  Relocation  Assistance  Act  is  in  the  California  Government  Code;  sections  7262  et  seg. 
I  govern  relocation  payments  and  assistance. 

The  California  Relocation  Assistance  Act  provides  relocation  assistance  to  persons  if 
they  are  "displaced  "  by  public  projects.  Persons  are  "displaced"  if  agency  action 
requires  them  to  move  from  all  or  part  of  their  property;  they  can  be  "displaced"  by 
any  agency  action,  it  need  not  be  a  condemnation.  57  Ops.  Atty.  Gen.  p.  72  (1974); 
Superior  Strut  &  Hangar  v.  Port  of  Oakland.  140  Cal.  Rptr.  515,  518  (1977).  State  law 
allows  a  displaced  person  certain  compensation  for  a  forced  relocation,  including 
relocation  assistance  and  reimbursement  of  moving  costs. 

California  law  requires  that  each  city  or  county  that  has  a  redevelopment  agency  also 
have  a  relocation  appeals  board  "to  hear  all  complaints  brought  by  residents  of  the 
various  project  areas  relating  to  relocation.  [The  Relocation  Appeals  Board]  shall 
determine  if  the  redevelopment  agency  has  complied  with  the  provisions  of  [state 
law]  and,  where  applicable,  federal  regulations."  Government  Code  33417.5. 

1.3.3  Local  Ordinance:  The  San  Francisco  Relocation  Appeals  Board  is  governed  by 
Chapter  24B  of  the  San  Francisco  Administration  Code. 

2.  Procedures  for  Appealing  to  the  Relocation  Appeals  Board 

The  Relocation  Appeals  Board  reviews  disputes  between  a  relocatee  and  a  displacing 

agency  related  to  claims  for  relocation  benefits  or  services.  The  Relocation  Appeals 

Board  does  not  hear  appeals  until  claims  for  relocation  benefits  or  services  have  been 

denied  in  whole  or  in  part  by  the  displacing  agency.  The  Relocation  Appeals  Board  will 

hear  claims  where  a  displacing  agency  fails  to  respond  to  a  claim  after  a  reasonable 

time. 

2.  /  Complaint 

An  appeal  to  the  Relocation  Appeals  Board  begins  with  a  complaint.  If  you  are 
preparing  a  complaint  to  the  Relocation  Appeals  Board,  you  must  include  at  least  the 
following: 

1 .  Name  of  the  aggrieved  person; 

2.  Location  of  the  property  from  which  the  aggrieved  person  is  being  displaced; 

3.  The  nature  of  the  dislocation,  i.e.,  a  family  residence,  business,  warehouse, 
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etc.; 

4.  The  displacing  agency  or  the  agency  responsible  for  providing  services  and  the 
name  and  address  of  the  person  at  the  agency  who  is  responsible  for  handling 
the  claim; 

5.  A  brief  description  of  the  grievance  and  grounds  for  appeal  to  the  Relocation 
Appeals  Board; 

6.  Documents  in  support  of  your  claim,  or,  if  they  are  voluminous,  a  summary  of 
the  documents  that  support  your  claim; 


The  complaint  must  be  signed.  The  signature  of  the  complaining  person  verifies  the 
accuracy  and  the  truthfulness  of  the  complaint.  Unsigned  complaints  will  not  be 
accepted.  (See  (generally  San  Francisco  Admin.  Code  #24B.7.) 

2.2  Delivery  of  the  Complaint  to  Board  Secretary,  Displacing  Agency 

The  complaining  party  or  its  representative  shall  deliver  the  signed  complaint  to  the 
Secretary  of  the  Relocation  Appeals  Board  at  the  follov/ing  address: 

Eugene  Coleman,  Secretary 

Relocation  Appeals  Board  of  the  City  and  County  of  San  Francisco 
25  Van  Ness  Avenue,  Suite  700 
San  Francisco,  Ca  94102 

If  there  are  questions  about  the  handling  of  the  complaint,  please  contact  the 
Secretary  of  the  Relocation  Appeals  Board  at  (415)  252-3167. 

In  addition  to  filing  the  complaint  with  the  Board's  Secretary,  the  complaining  party 
must  send  a  copy  to  the  responsible  agent  at  all  displacing  agencies  that  are  subject 
to  the  dispute. 

2.3  Authorization  for  Release  of  Information 

After  your  complaint  is  received,  the  staff  of  the  Relocation  Appeals  Board  will  mail  to 
you  a  "Request  for  Authorization  to  Release  Confidential  Information."  This 
authorization,  when  signed,  allows  the  displacing  agency  to  respond  to  your  complaint 
with  relevant  information.  Please  sign  the  "Request"  and  return  it  to  the  Secretary  of 
the  Relocation  Appeals  Board  at  the  above  address. 

2.4  Written  Answer  By  Displacing  Agency,  Reply 

The  displacing  agency  will  answer  your  complaint  in  writing  within  15  days  (unless  a 
longer  time  is  allowed  by  the  Board)  and  will  provide  you  with  a  copy  of  its  answer. 

The  Board  or  the  Secretary  of  the  Board  may  request  that  you  file  a  written  reply  to 
the  displacing  agency's  agency  answer.  Your  reply  should  be  filled  with  the  Secretary 
and  a  copy  mailed  to  the  responsible  person  at  the  displacing  agency,  usually  the 
person  who  filed  the  answer. 

When  the  written  complaint,  answer,  and  reply  (if  any)  are  received,  the  review 
process  begins. 

3.  Pre-Hearing  Mediation 

The  Secretary  or  a  member  of  the  Relocation  Appeals  Board  will  review  your 
:omplaint,  the  answer,  any  reply  and  all  other  pertinent  materials  to  your  claim  and 
he  dispute.  This  person  is  the  mediator.  The  mediator  will  attempt  to  resolve  the 
lispute  prior  to  a  formal  hearing  and  review  by  the  Relocation  Appeals  Board. 
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The  mediation  may  take  any  form  deemed  suitable  by  the  mediator  and  the 
Relocation  Appeals  Board.  This  may  include  ex  parte  conferences  with  the  claimant, 
the  displacing  agency,  or  others  in  order  to  reconcile  the  dispute;  conferences, 
requests  for  further  written  submissions,  interviews  of  witnesses,  or  brief 
presentations  by  the  disputants  to  clarify  their  positions  are  routinely  requested.  If 
the  efforts  of  the  mediator  cause  the  dispute  to  be  resolved  to  the  satisfaction  of  all 
parties,  the  appeal  to  the  full  Relocation  Appeals  Board  is  dismissed. 

If  the  complaint  is  not  satisfied  with  the  results  of  the  mediation,  the  matter  will  be 
presented  to  the  Relocation  Appeals  Board  in  a  formal  hearing.  Upon  written  request 
of  the  complainant  or  upon  the  mediator's  determination  that  attempts  to  resolve  the 
dispute  have  failed,  the  Secretary  will  set  the  appeal  for  hearing  before  the 
Relocation  Appeals  Board  at  a  regularly  scheduled  meeting.  The  Secretary  will  give 
written  notice  of  the  time,  place  and  the  date  of  the  appeal  to  all  parties. 

4.  Hearings  Before  the  Relocation  Appeals  Board 

4. 1  Parties;  Representation  by  Lawyers;  Notices 

No  claimant  who  presents  an  appeal  to  the  Relocation  Appeals  Board  needs  to  be 
represented  by  a  lawyer,  though  any  party  who  presents  an  appeal  to  the  Relocation 
Appeals  Board  may  be  so  represented. 

Whenever  any  document  containing  an  attorney  s  name,  address  and  telephone 
number  is  filed  by  an  attorney  on  behalf  of  a  party,  or  whenever  any  party  advises  in  a 
complaint  or  other  written  notice  to  the  Board  that  the  party's  is  represented  by 
counsel,  all  notices  sent  by  the  Board  or  other  parties  shall  thereafter  be  sent  to  the 
party  s  attorney  instead  of  to  the  party.  Notices  will  not  be  sent  to  both  the  attorney 
and  the  party  represented  by  the  attorney. 

4.2  Discovery  (exchange  of  information) 

There  is  no  procedure  for  pre-appeal  discovery  or  exchange  of  information  between 
disputants.  Parties  may  be  requested  to  exchange  information  or  to  provide 
statements  to  the  Relocation  Appeals  Board,  the  mediator,  or  the  Secretary  in  an 
attempt  to  resolve  the  dispute.  No  party  is  obligated  to  provide  information  in 
response  to  such  a  request,  though  the  failure  to  provide  requested  information  may 
be  considered  by  the  Relocation  Appeals  Board  on  appeal. 

4.3  APPEALS  HEARD  AT  REGULAR  MEETINGS;  EMERGENCY  SESSIONS 

All  appeals  to  the  Relocation  Appeals  Board  shall  be  heard  at  a  regularly  scheduled 
meeting  of  the  Relocation  Appeals  Board.  An  appeal  may  be  heard  outside  of  a 
regularly  scheduled  meeting  only  under  special  circumstances. 

A  complaint  may  petition  for  an  expedited  appeal  at  a  specially  convened  meeting  by 
demonstrating  special  circumstances.  Such  a  petition  must  be  submitted  to  the 
Secretary  of  the  Relocation  Appeals  Board  at  least  five  days  prior  to  the  date 
requested  for  an  expedited  appeal.  The  petition  must  set  forth  the  basis  of  the 
request  for  the  expedited  appeal  and  must  include  the  following  information:  the  date 
that  the  claim  that  is  subject  to  the  appeal  was  submitted  to  the  displacing  agency; 
the  date  of  final  response  by  the  displacing  agency;  the  date  of  written  complaint 
initiating  the  appeal;  the  hardship  that  would  attend  hearing  the  appeal  at  a  regularly 
scheduled  meeting;  and  an  explanation  of  any  prior  delays  in  the  presentation  or 
prosecution  of  the  claim  or  the  appeal.  The  petition  must  be  signed  by  the 
complainant. 

Thp  Prpsirient  nf  the  Board  will  asses*;  anv  netitinn  for  an  exnedited  anneal.  If  thp 


l|//www.ci.sf.ca.us/relocation/guide.htm 


10/24/2002 


Kage  3  ot 


petition  is  granted,  the  Secretary  will  attempt  to  convene  a  quorum  of  the  Board  at 
the  date  and  time  requested  in  the  petition.  If  a  quorum  cannot  be  convened  at  the 
date  and  time  requested,  the  appeal  will  be  heard  at  the  earliest  date  and  time  at 
which  such  a  quorum  may  be  convened. 


Any  party  or  agency  that  opposes  an  expedited  hearing  may  submit  a  letter  to  the 
Secretary  explaining  why  an  expedited  hearing  is  unnecessary,  inappropriate,  or 
prejudicial  to  the  other  parties. 

4.4  Postponements 

The  President  of  the  Board  may  grant  a  postponement  of  a  scheduled  appeal  only  for 
good  cause.  Good  cause  may  include,  but  is  not  limited  to,  showings  of  the  following: 
(1 )  illness  of  a  party,  attorney,  or  other  authorized  representative  of  a  party,  or  a 
material  witness;  (2)  verified  travel  outside  of  San  Francisco  scheduled  before  the 
receipt  of  the  notice  of  hearing;  or  (3)  any  other  reason  that  makes  it  impracticable  to 
appear  on  the  scheduled  date  due  to  unforeseen  circumstances  or  verified  pre- 
arranged plans  that  are  not  reasonably  susceptible  to  change.  Inconvenience  is  not 
good  cause. 

Requests  for  postponements  shall  be  made  in  writing  at  the  earliest  possible  date. 
Requests  to  postpone  an  appeal  should  include  supporting  documentation.  Requests  to 
postpone  an  appeal  should  be  served  upon  all  other  parties  or  their  counsel. 

The  parties  to  an  appeal  may  agree  to  a  postponement  once  without  approval  of  the 
Board  if  they  notify  the  Board  at  least  five  days  prior  to  the  date  of  the  appeal. 
Stipulated  postponements  closer  than  five  days  to  a  scheduled  appeal  may  be  granted 
only  with  permission  from  the  President  of  the  Board  either  in  writing  or  at  the 
hearing  for  the  appeal. 

The  parties  to  an  appeal  may  agree  to  additional  postponements  only  v>^th  approval  of 
the  Board.  A  joint  request  for  postponement  shall  be  submitted  in  writing. 

4.5  Pre- Appeal  Submissions 

Each  party  to  an  appeal  shall  submit  the  following  to  the  Secretary  to  the  Board  and 
to  each  other  party  or  its  counsel  at  least  five  days  prior  to  the  scheduled  appeal: 


1 .  A  brief  explanation  of  the  law  that  supports  the  party's  position. 

2.  A  summary  of  the  facts  that  the  party  expects  to  show  at  the  hearing  an  appeal 

3.  A  list  of  the  witnesses  to  be  called  by  the  party  and  a  summary  of  the  witnesses' 
testimony. 

4.  All  documents  that  the  party  intends  to  present  at  the  hearing  on  appeal. 

5.  The  name  of  the  party  intends  to  present  at  the  hearing  on  appeal,  including 
any  physical  objects,  large  maps,  diagrams,  enlarged  photographs. 

6.  The  name  of  the  party  or  the  attorney  who  will  be  primarily  responsible  for 
presenting  the  appeal  to  the  Relocation  Appeals  Board. 


The  parties  shall  submit  six  copies  of  all  submissions  to  the  Secretary  for  distribution 
0  the  members  of  the  Relocation  Appeals  Board  and  staff. 

1.6  Absent  Parties 

f  a  party  fails  to  appear  at  a  properly  noticed  hearing  the  Board  may,  as  it  deems 
ippropriate,  continue  the  appeal,  decide  the  case  on  the  submitted  documents,  or 
iroceed  with  a  hearino  and  render  a  decision.  If  the  absent  oartv  is  the  comolainant. 
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the  Board  may  dismiss  the  complaint.  If  the  absent  party  is  the  displacing  agency,  the 
Board  may  enter  a  decision  affirming  the  complaint  against  that  agency. 

4.7  Conduct  of  Appeal 

Appeals  shall  be  conducted  in  conformity  with  these  rules  unless  otherwise  ordered  at 
any  hearing  or  by  formal  amendment  to  these  rules  by  a  majority  of  the  members  of 
the  Relocation  Appeals  Board. 


Each  party  will  make  a  brief  opening  or  introductory  statement.  Complainant  will 
make  the  first  statement;  each  displacing  agency  adverse  to  complainant  will  make 
the  second  statement(s);  complainant  may  make  a  brief  reply  statement. 

Complainant  will  present  its  case  first,  including  the  presentation  of  witnesses, 
documents,  diagrams,  photographs,  summaries,  charts,  or  other  materials  relevant  to 
the  claim. 


Oral  evidence  shall  be  taken  only  on  the  oath  or  affirmation  of  the  witness. 

Each  party  shall  have  the  right  to  call  and  examine  witnesses,  to  introduce  exhibits, 
and  to  cross-examine  opposing  witnesses  on  any  matter  relevant  to  the  issues  before 
the  Board.  The  complainant  may  be  called  as  a  witness  even  if  the  complainant  does 
not  testify  in  its  own  behalf.  The  agent  of  the  displacing  agency  may  be  called  as  a 
witness  even  if  the  agent  does  not  testify  on  behalf  of  the  displacing  agency. 

Third  party  Vintnesses  (witnesses  that  are  neither  the  complainant  or  the  displacing 
agency)  may  be  presented  by  either  side.  If  presented,  they  may  be  cross-examined. 
Neither  party  may  subpoena  or  compel  the  testimony  of  third  party  witnesses. 

Adverse  witnesses  (persons  who  are  employed  by  or  under  the  control  of  the  adverse 
party)  may  not  be  compelled  to  give  testimony.  However,  any  party  may  request  that 
an  adverse  witness  testify.  To  request  the  testimony  of  an  adverse  witness,  a  party 
shall  request  the  presence  of  such  witness  by  sending  notice  to  the  adverse  party  at 
least  10  days  prior  to  the  date  of  the  appeal.  The  request  shall  state  the  name  of  the 
adverse  witness,  the  relationship  between  the  adverse  v/itness  and  the  adverse  party, 
the  subject  matter  of  the  adverse  witness'  testimony,  and  the  anticipated  testimony 
from  the  witness.  If  the  adverse  party  does  not  make  the  witness  available  at  the 
appeal,  the  Board  may  consider  in  its  decision  the  absence  of  the  witness  against  the 
adverse  party  and  the  anticipated  testimony  in  favor  of  the  party  that  requested  the 
testimony. 

The  parties  may  present  all  relevant  evidence  that  furthers  the  decision-making 
process.  The  parties  are  not  bound  by  civil  rules  of  evidence  except  as  stated  in  these 
rules.  Parties  and  witnesses  may  introduce  hearsay  in  support  of  their  claims. 
Proffered  hearsay  evidence  is  admissable  for  all  purposes  and,  if  assessed  as  credible 
by  the  Relocation  Appeals  Board,  may  provide  the  sole  basis  in  support  of  a  finding  or 
decision. 


Evidentiary  privileges  protected  by  law  are  honored  in  an  appeal  before  the 
Relocation  Appeals  Board  but  must  be  asserted  promptly.  Unasserted  priviledges  and 
untimely  objections  are  waived. 

The  Relocation  Appeals  Board  may  limit  the  presentation  of  evidence,  the  number  of 
witnesses,  or  remarks  of  the  parties  or  counsel  in  order  to  avoid  the  presentation  of 
irrelevant,  repetitious  or  unruly  inflammatory  testimony,  evidence  or  other  matters. 
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The  Board  or  its  counsel  may,  from  time  to  time,  interrogate  witnesses,  question 


counsel,  or  request  further  evidence  in  the  course  of  the  appeal  process. 

4.8  Burden  of  Proof  on  Appeal 

In  any  appeal  to  the  Relocation  Appeals  Board  by  a  displaced  person  regarding  the 
displacing  agency's  treatment  of  a  claim,  the  displaced  person  has  the  initial  burden  of 
demonstrating  that  the  claim  for  relocation  payments  or  benefits  was  timely,  proper, 
and  reasonable. 

In  order  to  overcome  a  complaint  by  a  displaced  party  who  satisfies  the  burden  of 
demonstrating  that  the  claim  was  timely,  proper  and  reasonable,  it  the  burden  of  the 
displacing  agency  to  demonstrate  that  the  claim  for  relocation  payments  was  not 
timely,  proper,  reasonable,  or  that  it  is  defective  under  applicable  law  or  regulations. 
The  displacing  agency  may  discharge  its  burden  of  proof  by  demonstrating  that  it  has 
made  an  offer  to  settle  the  claim,  that  the  offer  to  settle  the  claim  was  rejected,  and 
that  the  offer  to  settle  the  claim  was  more  reasonable  than  the  original  claim  and  in 
conformity  with  applicable  law  and  regulations. 

4. 9  Record  or  Proceedings 

The  Relocation  Appeals  Board  may  record  the  proceedings  on  appeal  by  audiotape  or 
by  causing  a  transcript  to  be  made.  The  Relocation  Appeals  Board  may  request  that 
the  parties  to  the  appeal  share  the  expense  of  recording  or  transcribing  the 
proceedings  for  the  benefit  of  the  Board  or  the  parties. 

In  the  event  that  the  Board  does  not  elect  to  record  or  transcribe  the  proceedings,  any 
party  may  retain  a  stenographer  or  tape  record  the  proceedings  in  order  to  keep  a 
record,  provided  that  the  party  so  recording  the  proceedings  makes  available  to  the 
Board  a  copy  of  the  transcript  or  recording  of  the  proceedings  if  the  Board  so 
requests,  and  such  copy  or  transcript  shall  be  tendered  without  charge.  The  party 
transcribing  or  recording  the  proceedings  must  also  make  available  to  other  parties  a 
transcript  or  recording  at  a  reasonable  change  not  to  exceed  that  party's  proportional 
share  of  the  cost  of  obtaining  such  a  record. 

4. 10  Additional  Submissions 

The  Board  may  request  that  either  or  both  parties  present  any  additional  briefing, 
documents,  information,  declarations  or  testimony  to  the  Relocation  Appeals  Board 
following  the  hearing  on  appeal.  All  such  submissions  shall  be  filed  with  the  Secretary 
of  the  Board  within  the  time  requested  by  the  Board  and  served  to  all  other  parties  or 
their  counsel.  No  party  need  respond  to  such  submissions  unless  requested  to  do  so  by 
the  Board,  or  unless  such  party  requests  in  writing  from  the  Board  permission  to 
respond  and  such  permission  is  granted  in  writing. 

5.  Decisions  on  Appeal 

The  Relocation  Appeals  Board  will  deliberate  on  the  appeal  following  the  close  of 
presentation  of  evidence.  The  deliberations  of  the  Relocation  Appeals  Board  are 
public. 

The  decision  of  the  Relocation  Appeals  Board  to  affirm  the  complaint  in  whole  and  to 
order  the  relief  requested,  to  grant  the  complaint  in  part  and  to  order  part  of  the 
relief  requested,  or  to  grant  the  complaint  in  part  and  order  relief  other  than  that 
requested,  must  be  based  on  the  agreement  of  a  majority  of  the  voting  members.  The 
agreement  of  a  majority  of  the  voting  members  of  the  Board  on  the  nature  and  extent 
of  relief  to  be  awarded  is  sufficient  to  constitute  a  ruling  of  the  Board,  and  such  shall 
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De  tne  aecision  or  tne  noara,  notwitnstanaing  any  aisagreement  among  tne  voting 
members  as  to  the  basis  of  such  relief. 


The  President  of  the  Board  shall  appoint  a  member  of  the  Board  or  the  Secretary  to 
draft  a  resolution  setting  forth  the  Boards  ruling.  A  resolution  that  satisfactorily  sets 
forth  the  Board's  ruling.  A  resolution  that  satisfactorily  sets  forth  the  Board's  ruling 
shall  be  affirmed  and  signed  by  the  President  of  the  Board  and  served  to  the  parties  to 
the  appeal  by  registered  mail. 

6.  Appeal  to  the  Superior  Court 

If  the  Board  issues  a  final  decision  other  than  to  grant  the  relief  requested  in  the 
complaint,  the  complaining  person  may  seek  further  review  by  administrative 
mandamus  in  the  San  Francisco  Superior  Court.  The  procedures  for  pursuing  a  claim  of 
administrative  mandamus  are  set  forth  in  section  1094.5  of  the  California  Code  of 
Civil  Procedure. 

Deadlines  for  filing  a  petition  for  review  in  the  Superior  Court  are  strict.  The  time  to 
bring  a  petition  is  governed  by  Section  1094.6  of  the  California  Code  of  Civil 
Procedure.  Failure  to  file  a  timely  petition  for  review  may  result  in  waiver  of  your 
right  to  further  review. 

7.  Approval  of  the  Rules 

These  General  Rules  and  Procedures  are  approved  by  the  members  of  the  Relocation 
Appeals  Board  this  6  day  of  Sept.,  1995  and  shall  govern  all  proceedings  before  this 
Board  until  otherwise  revoked,  amended,  or  replaced  by  a  majority  vote  of  this  Board. 

These  General  Rules  and  Procedures  shall  be  made  available  at  the  request  of  any 
person  and  the  Secretary  of  the  Relocation  Appeals  Board  shall  provide  copies  of  these 
General  Rules  and  Procedures  to  all  parties  to  appeals  before  the  Relocation  Appeals 
Board. 

I  I 
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25  Van  Ness  Avenue,  Room  700 
San  Francisco,  CA  94102 
(corner  of  Van  Ness  and  Market) 

Phone: (415) 252-3100 
Fax:  (415)  252-3110 
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Redevelopnent  Agency  of  the 
City  and  County  of  San  Francisco 

Relocation  Assistance  Rules 


Section  1-  Prear.ble 

The  Redevelopment  Agency  cf  the  City  and  County  of  San 
Francisco  is  a  public  entity  i^ubjecr  to  the  California  Relocation 
Assistance  Act  of  1970,   California  Government  Code  section  7260 
et  seq.    (the  "State  Act")   and  the  rules  promulgated  by  the 
California  Department  of  Housing  and  Ccnimunity  Development 
("HCD")   Cal.'^fcrnia  Code  of  Regulations  section  6000  et  sea,  (the 
"State  Guidelines").     These  Agency  rules  are  adopted  pursuant  to 
Government  Code  section  7267.8,   California  Cede  of  Regulations 
section  6006  and  Health  and  Safety  Code  section  33125(d). 

Section  2.     Adocticn  of  State  Guidelines  to  Govern  Acencv 

Except  as  otherwise  specifically  set  forth  in  these  rules, 
the  Agency  adopts  the  State  Guidelines,   as  they  may  be  amended 
from  time  to  time,    as.   the  .Sigency  rules  to  govern  relocation 
payments  and  administer  relocation  assistanc--^  by  the  Agency. 

Section  3.     Federal  Preemption 

Whenever  an  Agency  project  is  subject  to  federal  relocation 
requirements,   the  Agency  shall  make  payr.ents  and  provide 
assistance  in  accordance  with  federal  lav. 

Section  4.     Grievance  Procedures 

Pursuant  to  .  the  Guidelines  section  6150  and  the  Ccrinunity 
Redevelopment  Law   (Health  and  Safety  Cede  section  33417.5),  all 
grievances  of  the  Agency's  administration  of  these  rules  shall  be 
referred  to  the  Relocation  Appeals  Beard  cf  the  City  and  County 
of  San  Francisco  established  pursuant  to  Section  24.7  of  Chapter 
24  of  the  San  Francisco  Administrative  Code. 
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